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Application Number: 2401788
Applicant Name: Stuart Mcfedly for C. Lorch & J. Haack
Address of Proposal: 2524 Beacon Avenue South

SUMMARY OF PROPOSED ACTION

Master Use Permit for future change of use of an existing sngle family resdence to restaurant and
multifamily (two-unit gpartment) residentia use. Project includes a 1,169 square foot addition for a
total of 1,896.5 square feet of restaurant use on the firg floor; and 952 square feet (second floor)
addition to resdentid units. The project dso includes expanding the basement level for accessory
sorage and office use. Additiondly, surface parking for three vehiclesisto be provided on site.

The following Magter User Permit components are required:

Administrative Conditional Use - to dlow the addition of resdentid unitin asngle-
purpose residentid building (two-unit gpartment) in a Neighborhood Commercid
Two zone. (SMC 23.47.008)

Variance - to alow less than the required 13 foot floor to floor height limit at street leve.
(Seettle Municipal Code 23.47.008C.2)

Variance - todlow commercia use to be located more than 10 feet from the street lot line.
(Seettle Municipa Code 23.47.042.C.3)

Variance - to dlow commercid use to be located more than 3 feet above or below the
sdewalk grade. (Seattle Municipa Code 23.47.008.B.7)
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BACKGROUND DATA

Site and Vicinity Description

The subject property is an interior lot located between & BAYVIEW ST
South Bayview Street and South Lander Street on the
eastsde of Beacon Avenue South, in the North ’ Il__r [ 1-| |_
Beacon Hill neighborhood. The subject siteis B
rectangular in shape, with its lengthwise orientation ﬁ
running along a northeast/southwest axis. The site % L.
encompasses a land area of approximately 4,000
square feet in a Neighborhood Commercid Two zone
with aheight limit of 40 feet (NC2 - 40). Additiondly,
the subject site is located within the North Beacon Hill
Urban Village Overlay, Pedestrian One (P1)
designation zone, and Beacon Hill Trangt Overlay
Didrict.
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The steisrdatively leve that Sits gpproximately one foot above sdewak grade. A concrete dley
abuts the subject site to the east. A modestly szed two-story snglefamily building with partidly
above grade basement isthe only structure on the development ste. The single family structure was
relocated to the development site in 1921; the first floor Sts gpproximately 4 feet above grade and
occupies an area of gpproximately 732 sq. ft. The sructure is currently vacant duein part to
extengve fire damage that occurred in thefall of 2002. The structure has been boarded up and the
property has been fenced off to prevent vandaism. A large dumpster has been place within the
perimeter’ s security fence. Sparse vegetation can be found at the subject lot, of note are two
meature deciduous trees located in the front setback area and grass lawn in both the front and rear.
Surface parking is currently located in the rear setback. Vehicle access to the development Steis
obtained through a 16 foot wide concrete aley running pardld to Beacon Avenue South. Beacon
Avenue South isa primary arteria connecting the South end of Sesttle to the Internationa Didtrict
with connecting thoroughfares to Downtown, and Capitol Hill neighborhoods
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The subject dite is Stuated aong the main trandt artery serving the Beacon Hill community. Sound
Trangt's West Beacon Hill Stationwill be located one block south of the subject lot. The NC2-40
zoning band stretches dong Beacon Avenue South approximately four blocks from South Bayview
Street south to South Stevens Street. A mix of commercid businesses and resdentia uses can be
found populating thisresidentia commercid area, from restaurants, banks to chiropractic offices.
One and two-story structures are typical dong this stretch of Beacon Avenue South. One block to
the east and northeast of the subject lot is an expansve Single Family 5000 (SF5000) zone.
Ancther Sgnificant presence in this community is El Centro de la Raza community center, occupying
an entire block and located one block east in the SF 5000 zone. To the west outside the NC2-40
zoning band awide sweth of resdentid uses predominate including Multifamily Lowrise One, Two
and Three (L1, L2, and L3) zones buffering the SF 5000 zone. A Metro bus zone islocated just
north of the subject lot dong this sretch of Beacon Avenue South servicing bus routes 36, 38, and
60.

Proposal Description

The applicant proposes to convert an exiging sngle family structure and establish arestaurant at
dreet level and two-unit apartment on the second floor. The renovation of the fire damaged building
will congst of expansion of the building’s north and east facades. Thefirgt floor expanson dong the
north facade is designed to maintain the uniform celling height of 9 feet in the proposed dining area.
The addition in the rear will feature a kitchen and accessory space; the ceiling height will be raised to
13 feet to meet mixed- use development standards. The upper leve will be expanded to
accommodete two residentia unitswith acelling height of gpproximately 8 feet. The basement leve
will be expanded (to atotal 1,275.6 sq. ft.) to provide accessory storage and office space for the
proposed uses. Parking for three vehicles will be provided in the rear with landscaped open space
provided in the front.

Public Comment
Date of Notice of Application : September 09, 2004
Date End of Comment Period: September 22, 2004*
# Letter(s) Recelved 1

| ssues: The respondent wanted to be kept informed about this project; they
expressed excitement and curiosity for future congruction activity.

* Initidly, notification of the project to the public commenced on July 01, 2004 and ended on July
22, 2004. The re-natification language more accurately captured the full extent of the development
proposd which included the commercid use's proximity to the Sdewalk.

ANALYSIS- ADMINSTRATIVE CONDITIONAL USE
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The proposal is to convert and expand an exiging sngle-family home into a two- unit apartment and
restaurant use that does not comply with mixed use slandards on alot zoned NC2-40. Pursuant to
Sedttle Municipa Code (SMC) Section 23.47.004.E.1, the gructure is classfied asasingle
purpose resdentia structure because it does not meet mixed use development standards. The
addition of aresdentia unit to a structure not meeting mixed use development standards requires an
Administrative Conditional Use (ACU). Single purpose residentia structures otherwise permitted
or exempted as provided in SMC Section 23.47.004.E in NC2 zones requires gpprova of an
adminigrative conditiona use permit pursuant to the criteriaidentified at SMC Section
23.47.006.B.4. The applicable criteriaare listed below and followed by brief discusson of the
project’s consstency with each criterion.

(@ Dueto location or parcel size, the proposed site is not suited for commercial
development; or

The applicant proposes to convert and expand an exiding single purpose resdentiad building (Sngle
family resdentid gructure) to establish a two-unit gpartment on the second level and restaurant use
at dtreet level. The specific actionwill involve rehabilitation and expansion of the structure’ s exising
footprint. The reuse of the structure is designed to establish additiond affordable housing
opportunities in this South end neighborhood as well as provide alocal restaurant to directly serve
the demands for the community at large. Aswas previous noted the building will be reused and as
such it will fail to meet several mixed use development standards; one example is the minimum floor
to floor height limit of 13 feet at Sreet level. Since the building would fail to meet the specific Mixed
Use and Pedestrian One devel opment standards of SMC Section 23.47.008 and 23.47.042, the
addition of resdentia units must be reviewed as if thiswere a Single purpose residentid use
gructure. For dl intent and purpose, the building will provide commercial and resdentid uses at the
development site which shall be taken into consideration in the evaluation of this proposdl.

The steisarectangular shaped lot and comprises aland area of approximately 4,000 square feet.
The exigting residentiad structure sfirg floor Sits on average approximatdy 5 feet above the existing
sdewdk grade. Theresdentia structureis gpproximately 24 feet from the front property line. The
owner wishes to maintain the exigting structure with interior and exterior modificationsto establish a
restaurant and two- unit gpartment.

The exiging building neither establishes a commercid presence nor does it have much impact on the
adjacent uses. Typicaly commercid uses on thefirg floor within a mixed use building in NC zones
are located at Street leve, and are abutting the front property line.

If redevelopment included demolishing the exigting structure and building a new structure, then Code
required mixed use standards could be met at the development site. To retrofit the existing Sructure
would entail subgtantid grading to drop the firgt floor, an increase of the firgt floor celling height, and
shifting the structure' s footprint to the front property boundary line. Thisoption isimpractica given
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the structural congtraints of the existing structure. The reengineering of the existing structure makes
it impractica to meet location and interior design requirements of the zone. The subject lot could
support, a the minimum, a mixed use development, with vertical and horizontal clearances for
commercid usesif a new building were proposed. Although, the owner is proposing something
amdler in scde with retrafitting the existing structure, thistype of development only fails to meet
mixed use standards by virtue of the exiding structure’ s design and location. A commercid useis
proposed for the development Site with resdential use above. Provided the existing structure isto
reman, the steis not well suited for most non-resdential uses at street level.

(b) There is substantial excess supply of land available for commercial use near the
proposed site, evidenced by such conditions as a lack of commercial activity in
existing commercial structures for a sustained period, commercial structuresin
disrepair, and vacant or underused commercially zoned land: provided that single-
purpose residential development shall not interrupt an established commercial street
front. Asused in this subsection, an “ established commercial street front” may be
intersected by streets or alleys, and some lots with no current commercial use.

Commercid structures within the NC2-40 aong this stretch of Beacon Avenue South were
generaly congtructed between the 1940'sand 1970's. There are afew surface parking lotswithin
this commercid zoning boundary area. However, there are a substantia number of lots with
established commercia uses that are underdevel oped with reationship to lot coverage. Some of
those structures are in astate of disrepair. A few exceptions have been noted in the area during the
gtevigt. The property immediately north of the subject ste has a two-story gpartment building.
The abutting property to the south contains a two-story apartment building in the rear hdf with a
one-story commercia addition fronting Beacon Ave South

Bank of America s Beacon Hill Branch office is located southwest of the development site at the
northwest corner of South Lander Street and Beacon Avenue South. Restaurants, retail, and
offices round out the some of the commerciad usesadong thisNC2 corridor. A few stes located
along this expanse of Beacon Hill Avenue South supports resdentid uses including multifamily and
gangle family resdences. Beacon Avenue South is an active dreet conveying traffic dong the
north/south axis.

Currently this neighborhood is undergoing a sgnificant transformation with ingtalation of a Sound
Trangt light rall sation (West Beacon Hill Station) under construction just south of the development
gte. It isfurther anticipated thet the light rail station will be a catdys for future economic investment
around the station. New construction is likely to be spurred in surrounding area once the station is
in operation. Asthe demand increases for new development in the area a number of the
underutilized Steswill be transformed, thus enriching Beacon Hill’s commercid core.

The block has a diginct commercia main street presence with the proximity of the structures' bulk
and mass frontage aong Beacon Avenue South. The mix of one and two- story structures on the
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block, with its mix of commercid and resdentid uses afford an intimate urban experience which
sparks socid interactions. The block itsdf lacks a definitive commercia presence. Converting the
exiging gngle family structure into a restaurant and two- unit apartment use in a remodeled structure
would not interrupt and take away from the established commercid frontage. Thus, the second
criterion is satisfied.

Conclusion

Application of the conditiona use criteriato the subject Ste leads to the conclusion that the
conversion of an exising two-gory sngle family resdentid structure into astructure containing a
two-unit gpartment on the upper floor and restaurant use on the street level should be permitted.
Future development could support commercid and residentid use meeting Code, and would be
encouraged, if the existing structure was to be demolished. As currently proposed no adverse
impacts requiring mitigation pursuant to the conditiona use authority have been identified.

DECISION - ADMINISTRATIVE CONDITIONAL USE PERMIT

This application to convert asngle family residence into atwo unit gpartment and restaurant use
(sangle-purpose residentia use) in aNeighborhood Commercia 2 with aheight limit 40 zone as
depicted in the Master Use Permit drawings dated, November 17, 2004 isCONDITIONALLY
APPROVED.

ANALYSIS- VARIANCE

Variances from the provisions or requirements of this Land Use Code shal be authorized only when
al of thefollowing facts and conditions (Sated in italics) are found to exist:

1 Because of unusual conditions applicable to the subject property, including size,
shape, topography, location or surroundings, which were not created by the owner or
applicant, the strict application of this Land Use Code would deprive the property of
rights and privileges enjoyed by other propertiesin the same zone or vicinity; and

A variance has been requested because of unusua conditions agpplicable to the subject Ste, aswas
discussed in the Adminigrative Conditiond Use Section The exigting building addressed at 2524
Beacon Avenue South has conditions that warrant relief from the Code. The applicant acquired the
property during the intervening years after the dructure was constructed and relocated to the
development Ste. The current owner now intends to renovate the existing sngle family sructure
located in the NC2-40 zone. The renovation conssts of expanding the restaurant use for the
propose of increasng the Sze of the dinning area aong the north fagade to maich the exiding first
floor celing height of 9 feet. The firgt floor addition in the rear (east facade) is proposed for kitchen
and accessory spaces, and will meet the 13 foot height ceiling limit for mixed use developments.
The upper leve will house two resdentid gpartment units. The upper floor will be offset to reflect
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the firg floor celling heights, with each unit occupying aleve floor. Thefirgt floor Sts gpproximeately
5 feet 3 inches above the sdewak grade.

The existing single family structure was moved from 2227 12" Avenue South to the development
gte (2524 Beacon Avenue South) in 1921. The structure was Sited to comport to the current
resdentialy zoned yard requirements. In particular, the Structure was placed approximately 24 feet
10 inches from the front property boundary line. Also, the structure sfirgt floor Sts atop apartialy
above grade basement, measuring 3 feet above grade. The reuse of the exidting dructure in its
current location and configuration does not dlow for a Smultaneous resdentia and commercia use
to jointly occupy the structure meeting mixed use development standards.  Since the building does
not comport to the firg floor minimum cailing height limit (13 foot) and is not within 3 feet above or
below sdewak grade, the building must be classfied as single purpose residentid use structure.
Further, the Pedestrian One designation at the development Ste requires permitted commerciad uses
at dtreet leve to be located within 10 feet of the front property boundary line.

The property owner has chosen to rehabilitate the exigting structure including expanding the rear
(east) and side (north) facades due in part to the topographic conditions at the development Ste.
There is no feasble option available to achieve the desired god of reusing the existing structure by
providing two resdentiad units and a restaurant use meeting mixed use development sandards. The
proposed design features include an expanded uniform dining seating areain the front, and a 13 foot
high ceiling for the new backroom which will feature a kitchen, bathroom facilities, and access the
upper levels. The second story upper floors are offset, with each unit occupying one leve, reflecting
the calling heights on the firgt floor.

The gpplicant has attempted to comport to the mixed use development standards with the addition
in the rear. The structure could not be feasibly lowered and increase the celling height on the first
floor level without subgtantid engineering that is out of scale for the project. The gpplicant is not
asking for any more than to rehabilitate an existing structure to provide commercid and residentia
use that technicdly fails to meet current mixed use development standards.  Strict gpplication of the
Code to Mixed Use standards would require the demolition or substantive structural dterations.
Given the precise location of the existing structure and interior design which were not created by the
owner or applicant, the strict application of the Land Use Code would deprive the property of rights
and privileges enjoyed by other properties in the same zone or vicinity.

2. The requested variance does not go beyond the minimum necessary to afford relief
and does not constitute a grant of special privilege inconsistent with the limitations
upon other propertiesin the vicinity and zone in which the subject property is located;
and

The owner of the subject lot is proposing to rehabilitate an existing Sngle family sructure, including
an addition to the north (sde) and east (rear) facades. The 28 foot deep two-gory addition in the
rear will feature a 13 foot floor to floor celling height. The one-gtory addition aong the north facade
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will increase the proposed dining area for the proposed restaurant at sireet level and will feature a
deck for one of the two units above. The owner ismaintaining the structurd integrity of the exigting
building and keeping the restaurant on one leved. Asdiscussed previoudy, the location of the house
is goproximately 24 feet away from the front property line, and the firgt floor level is on average 4
feet above grade (5.25 feet above sdewalk grade). The owner would be deprived of reusing the
exiding gructure if they had to meet Mixed Use and Pedestrian One designated zone devel opment
dandards. To efficiently provide accessibility throughout the entire first floor and minimize onerous
dructurd dterations, the proposed rehabilitation isthe desired design plan. The owner is requesting
to take advantage of the existing placement of the building and minmized structural impacts.

Most of the neighboring properties enjoy the benefits and privileges of reusing existing structures or
building new dructure, and provide a mix of resdentid and commercid uses. Where reusing
existing structures are concerned some of these developments Site do not meet the strict application
of the Land Use Code's mixed use standards. A number of properties throughout the city and
within the area have reused exiging sngle family structures by converting them into sructures
containing both commercid and residentid uses that faled to meet mixed use development
standards. For example, drectly abutting the subject ste to the south is a development Ste that
placed its addition between the resdentia sructure and the front property line. The abutting
property’s street level celling height appears not meet the 13 foot celing height requirement. To
dlow this variance would not represent a grant of specia privilege because it would not be out of
scde with other exising sngle family structures that have established both a commerciad and
resdentia use without mesting current mixed use development standards.

Therefore, the requested variance would not go beyond the minimum necessary to afford rdlief and
would not condtitute a grant of specid privilege.

3. The granting of the variance will not be materially detrimental to the public welfare
or injurious to the property or improvements in the zone or vicinity in which the
subject property islocated; and

No materid detriment to the public welfare or injury to property or improvements in the zone or
vicinity is likey to occur by granting the requested variances. The rdaionship of the exiging
gructure's bulk and scale to Beacon Avenue South will have a dight visud impact & most. The
area within the front setback area will be landscaped to enhance the visua presence of the
proposed uses aong the streetscape.  The two structures located on ether side of the subject site
will continue to have a dominating presence along Beacon Avenue South due to adjacency to their
respective front property boundary lines and structure mass. The awvners plan to provide an
attractive landscaped environment with amenities to draw attention to their building. The proposed
firg floor addition with a celling height of 9 feet, the restaurant use is setback gpproximately 24 feet
10 inches from the front property line, and the restaurant use being approximately 4 feet 3 inches
above sdewalk grade does not conditute a material detriment to the public welfare or injury to
impact surrounding properties.
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4, The literal interpretation and strict application of the applicable provisions or
requirements of this Land Use Code would cause undue hardship or practical
difficulties; and

The literal interpretation and gtrict application of the Land Use Code would require that the building
be relocated within 10 feet of the front property boundary line to meet Pedestrian One devel opment
gtandards for permitted commercid uses (Refer to SMC Section 23.47.042.C). The structure
includes a partidly above grade basement that was erected in 1921. To shift the structure would
mean substantia on-ste grading which would dlow the structure to be lowered to the sdewak
heght. However, to shift the structure would prove impracticad due to in part to the scope of the
project’s reuse of an exiding dructure. The exising sgna family structure would need further
modifications that would entail increasing the height of the first floor which would structuradly far
more complex. It would be more practicd to demolish the exigting structure and build new. The
owner has taken a practica course of employing sustainability practices by reusng the existing
structure.

Mixed use standards require sreet level commercia use to be within 3 feet above or below grade
of the abutting ddewdk (Refer to SMC Section 23.47.008.B.7). Rehdbilitating the existing
dructure in its current footprint would create a nonconforming condition of approximately 2.25 feet
above the maximum 3 foot height alowance above sidewak grade.

Lowering the basement leve is achievable but impractica, because it would not result in medting
mixed use development standards adone. The structure’ s street level height must be increased to 13
feet floor to floor. This done is so Sgnificant a Structurd obstacle that the only practical design
solution is to demolish the building. Few options are available and feasible to the owner to develop
the ste and reuse the existing structure. It would cause the owners practical difficulties to deprive
them of the ability to reuse the exigting structure as designed.

Therefore, the literd interpretation of the requirements of the Land Use Code would result in undue
hardship or practica difficulties for the gpplicant.

5. The requested variance would be consstent with the spirit and purpose of the Land Use
Code and regulaionsfor this area.

The Neighborhood Commercial development standards seek to ensure that the scade of uses is
competible with the character and function of the commercid area. The requested variance in this
instance would not detract from the cheracter of the surrounding commercid community. In fact the
areawill benefit from the proposd. An exigting structure will be saved and renovated to provide an
attractive addition aong the streetscape.  The area between the front facade and street property
boundary line will be landscaped to make the pedesirian experience more plessurable. The addition
of a restaurant use to the neighborhood will provide another option for area resdents to enjoy a
dining experience in the neighborhood. The pededtrian oriented commercia experience encourages
grong, hedthy business digtricts that are compatible with their neighborhood; thus reinforcing a
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sense of belonging while providing an active, atractive, and accessble environment. Granting the
variance would not be contrary to the spirit and purpose of the Land Use Code regulations.
Therefore, granting the requested variance would be consistent with the spirit and purpose of Land
Use Code regulations for the area.

DECISION - VARIANCE (Based upon approved plansin thefile)

The proposed variance to alow an existing second story deck attachment to the principa structure
to extend into the required front yard is CONDITIONALLY GRANTED. The condition is
specified a the end of this report.

CONDITIONS- ADMINISTRATIVE CONDITIONAL USE

Prior to Final Inspection:

1. Compliance with the approved design features and e ements, including landscaping
improvements, shdl be verified by the DPD Planner assgned to this project. Ingpection
gppointments with the Planner must be made at least 3 working days in advance of the

ingpection.

Sgnaure (sgnature onfile) Dae January 31, 2005
Bradley Wilburn, Land Use Planner
Land Use Services
Department of Planning and Deve opment

BW:bg

wilburbt/ACU/2401788.doc



